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NATURE  OF  ASSIGNMENT 

Our  assignment  in  this  instance  has  been  to  prepare  on  analysis  of  the  transient 
housing  accommodations  in  the  downtown  area  of  Boston.   Massachusetts  in  con- 
formance with  provisions  of  the  Urban  Renewal  Manual,  Section  14-2-2,   which 
provide  as  follows: 

"If  the  Urban  Renewal  Plan  permits  new  construction  of  hotel  or 
other  housing  for  transient  use  on  land  to  be  made  available  by 
the  project  for  redevelopment,  at  least  one  appraisal  or  market 
study  must  include  a  competent  independent  analysis  o*  the  local 
supply  of  transient  housing," 

The  property  on  which  it  is  proposed  to  build  a  motor  hotel  is  identified  as 
Redevelopment  Parcel  ^7  of  the  Government  Center  Redevelopment  Area, 
Boston,  Massachusetts. 

The  purpose  of  this  study  also  is  to  support  a  finding  that  there  exists  at  the  cited 
location  "a  need  for  additional  units"  of  transient  housing  in  approximately  the 
number  suggested  herein. 
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SUMAAARY  OF  CONCLUSIONS 

The  data  and  analyses  herein  detailed  point  to  the  following  conclusions: 

1  .  Despite  published  figures  to  the  contrary,  it  appears,  as  we  show 

herein,  that  the  market  demand  for  transient  rooms  in  the  Downtown 
Boston  area  has  actually  increased  since  1958.    Most  of  this  increase 
in  demand  has  been  for  first-class  facilities. 

2.  A  new  motel  for  which  ground  has  been  broken  in  Cambridge  will, 
it  is  expected,  primarily  serve  the  industrial  complex  in  Its 
neighborhood.    The  primary  business  source  for  the  proposed  hotel 
in  the  Prudential  Center  is  expected  to  develop  from  attractions  at 
the  new  Convention  Hall.    Therefore,  although  these  facilities  will 
share  in  the  downtown  transient  market  to  some  degree,  they  will 
also  serve  in  large  degree  special  markets  not  now  being  captured 
by  downtown  facilities. 

3.  There  are  about  3,000  first-class  hotel  and  motel  rooms  in  the  Boston 
Downtown  area.    Only  about  13  per  cent  of  these  are  in  that  part  of 
downtown  lying  east  of  Broadway.    However,  70  per  cent  of  the 
Class  A,  B  and  C  commercial  office  space,  the  main  retail  area, 
most  of  the  government  offices,  and  most  of  the  tourist  attractions 
are  in  that  area.    After  development  of  the  Government  Center  and 
the  Prudential  Center  is  complete,  about  78  per  cent  of  the  Class 
A,  B  and  C  commercial  office  space  and  virtually  all  of  the  princi- 
pal government  offices  will  be  located  east  of  Broadway,  but  if  the 
Prudential  Center  hotel  is  built  and  no  new  hotel  or  motel  is  built  in 
the  vicinity  of  the  Government  Center,  less  than  10  per  cent  of  the 
first-class  hotel  rooms  will  be  in  the  area  which  generates  a  large 
portion  of  the  demand. 

4.  The  site  proposed  for  a  Government  Center  motor-hotel,  specifically 
Parcel  7,  is  unusually  endowed  with  characteristics  favoring  the  site 
for  this  purpose.    Most  noteworthy  in  this  respect  are  the  following: 

a.  It  is  convenient  to  what  is  proposed  to  be  a  very  large 
concentration  of  modern  public  and  private  office  space 
which  will  generate  the  primary  transient  demand. 

b.  It  is  at  a  major  ingre)5s-egress  point  on  the  John  Fitzgerald 
Expressway  (Central  Artery) . 
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c.  It  is  at  the  Boston  exits  to  the  Sumner  and  Callahan  tunnels 
to  East  Boston  and  Logan  International  Airport. 

d.  It  is  on  Freedom  Trail,  a  linkage  of  15  significant  historical 
shrines,  which,  if  well -promoted,  should  generate  adequate 
secondary  demand  at  the  most  favorable  times  to  compen- 
sate for  the  weekly  and  annual  ebbs  In  commercial  (business 
traveler)  business,  as  well  as  serving  as  a  strong  publicity 
base. 

e.  It  is  located  above  an  existing  station  of  the  M.T.A.  subway 
system,  facilitating  easy  intra-city  movement  from  this  base, 
and.  If  plans  so  materialize,  may  also  be  located  near  an 
important  bus  terminal . 

f.  It  is  located  across  the  street  from  a  proposed  public  parking 
structure  which  will  be  adequate  to  accommodate  any  over- 
flow, meeting,  and  restaurant  parking. 

g.  It  is  reasonably  convenient  to  the  100  per  cent  retail  corner 
of  Washington  and  Summer  (Winter)  Streets  and  the  con- 
centration of  stores  in  that  area. 

h.      It  is  in  a  part  of  Boston  not  now  adequately  served  by  first- 
class  transient  accommodations. 

5.  For  these  reasons  we  believe  there  is  a  need  and  a  strong  market  for 

transient  hotel-motel  facilities  at  this  location  and  recommend  the 
construction  of  a  motor-hotel  containing  from  350  to  400  guest  units 
of  first-class  quality.    This  recommendation  is  based  upon  the 
assumption  that  good  management  would  be  provided,  that  rooms 
would  be  generously  sized  and  modern  in  all  respects,  that  the  rate 
structure  would  be  competitive  with  that  of  the  other  motor-hotels 
listed  herein,  that  adequate  rooms  would  be  provided  for  meetings 
and  other  group  gatherings,  that  a  medium-priced  restaurant  serving 
good  food  tastefully  would  be  included,  and  that  maximum  advan- 
tage would  be  taken  of  the  locational  features  of  the  site  with 
particular  regard  to  its  potential  to  attract: 

a.      Persons  doing  business  in  the  new  Government  Center 
offices. 
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b.  Tourists  visiting  Freedom  Trail  shrines. 

c.  Travelers  having  to  pass  this  location  coming  from 
Logan  International  Airport. 

It  also  assumes  that  redevelopment  plans  for  Government  Center, 
including  proposed  public  and  private  office  buildings,  materialize 
generally  as  presently  planned. 

6.  Free  parking  should  be  provided  In  the  ratio  of  not  less  than  three 
spaces  for  each  four  guest  rooms.     It  is  desirable  that  as  many  as 
possible  of  these  parking  spaces  be  reasonably  accessible  to  the 
rooms  themselves,  and  arranged  so  that  guests  may  park  their  own 
cars. 

7.  The  projected  facility  with  its  superior  accommodations  and 
amenities  could  expect  to  derive  its  patronage  from  five  general 
types  of  guests  in  about  the  following  proportions  on  a  yearly 
basis: 

Meetings  and  conventions  15% 

Business  travelers  45% 

Tourists  30% 

Institutions  and  special  events  8% 

Residents  of  nearby  areas  2% 


'o 


8.  The  various  types  of  patronage  should  produce  an  adequate  occu- 

pancy throughout  11  months  of  the  year,  with  the  December  low 
somewhat  compensated  for  by  unusually  high  occupancy  in  the 
summer.     In  fact,  we  would  expect  summer  occupancy  at  this 
location  to  run  well  ahead  of  the  typical  pattern  for  the  Boston 
area,  since  we  are  confident  that  intense  promotion  of  the  tourist 
business  potential  will  maintain  high  levels  of  occupancy  on  week- 
ends during  most  of  the  year  and  will  offset  slumps  in  other  demand 
sources  during  the  summer.    We  believe  that  the  following  pattern 
of  monthly  occupancy  should  be  attainable: 
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Month  Per  Cent 

January  75 

February  80 

March  85 

April  90 

May  90 

June  95 

July  80 

August  85 

September  85 

October  95 

November  75 

December  65 

Annual  Average:    83.3  Per  Cent 

9.         In  estimating  the  degree  of  occupancy  arising  from  various  sources 

of  guest  traffic,  we  have  taken  what  we  believe  to  be  a  conservative 
approach      Astute,  promotion-minded  management  may  well  develop 
a  volume  of  patronage  in  one  or  more  of  the  categories  that  would 
surpass  the  estimates  contained  herein.    We  would  caution,  however, 
that  over-emphasis  on  one  category  could  produce  business  at  the 
expense  of  another  category,  and  that  a  certain  number  of  vacant 
units  or  "slippage"  could  result. 
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III.         BASES  OF  DEDUCTION 

A.  Library  Data 

Real  Estate  Research  Corporation  maintains  extensive  library  facilities  in 
the  Chicago  centre!  office  and  in  branch  offices  in  Washington.    D,  C    , 
Los  Angeles  and  Son  Francisco,  California,   St     Pau!,   Minnesota,  and 
Dallas,   Texas.     These  libraries  contain  economic  data  on  ail  parts  of  the 
United  States  as  well  as  the  results  of  our  own  surveys  undertoken  during 
more  than  30  years  of  experience  studying  the  economic  aspects  of  real 
estate  in  all  states,   Canada,   Mexico,  and  Puerto  Rico.     In  the  past  few 
years  we  have  processed  a  great  many  motel  and  proposed  motel  studies 
of  all  type?  in  many  different  places.     In  this  analysis  we  have  drawn 
liberally  on  these  data  and  the  experience  gained  in  the  foregoing 
assignments  in  developing  the  conclusions  hereinafter  stated. 

B.  Original  Research 

In  the  course  of  this  study  representotives  of  Real  Estate  Research 
Corporation  spent  several  days  in  Boston  contacting  the  Boston  Hotel 
Association,   the  Chamber  of  Commerce,  and  the  managers  of  various 
hotels  and  motels  located  there,  and  compiled  the  data  presented  herein 
with  regard  to  the  supply  of  transient  housing  facilities  in  the  areo 
The  cooperation  of  these  managers  and  association  officials  is  gratefully 
acknowledged. 
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IV.         ECONOMIC  BACKGROUND 

A.  Genera! 

Boston,  as  ai!  American  school  children  know,  was  founded  In  1630. 
Boston  Harbor  was  a  center  whce  the  commerce  and  industry  o^  the 
United  States  originated.     By  1645  Boston  ships  were  plying  the  sea 
lanes  of  the  world  ond  were  docking  In  London  with  goods  from  the 
Massachusetts  colony       Shipbuilding,  fishing,   trade,  and  manufacturing 
industries  quickly  developed  In  the  Boston  area  and  made  this  town  our 
first  reo!  clt-y . 

Boston  wos  the  scene  of  many  incidents  historically  significant  In  the 
development  and  creation  of  our  country.     It  was  the  home  of  many 
patriots  who  spent  their  talents  and  In  many  cases  their  lives  to  create 
a  new  nation  with  a  new  politlcol  philosophy  in  a  raw  new  land. 

The  Downtown  area  of  Boston  with  which  this  study  is  concerned  is 
replete  with  londmarks  of  the  city's  historic  past,   some  of  which  are 
Inside  the  Government  Center  project  area  itself;  others  are  located 
in  the  near  neighborhood.    Among  these  are  the  following; 

1  .  Park  Street  Church 

2,  Old  Granary  Burying  Ground 

3 ,  King  s  Chape! 

4,  Sire  of  F'fst  Public  School 
5  Old  South  Meeting  House 
6.  Old  Stote  House 

7  Site  of  the  Boston  Massacre 

8  .         Foneul!  Hall 

9  Paul  Revere's  House 
10,         Old  North  Church 

B.  Freedom  Trail 

Fifteen  historical  sites  and  attractions,   including  those  listed  above, 
hove  been  linked  together  on  a  marked  route,   approximately  2   3  miles 
long,  known  o'j  the  Freedom  Trail,  which  begins  and  ends  at  the  Park 
Street  Church,  corner  of  Park  and  Tremont  Streets,  and  which  crosses 
the  Government  Center  area  on  both  outgoing  and  returning  legs  of  its 
course. 
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C.        Industry  and  Employment 

Industrially,  the  outstanding  characteristic  of  the  Boston  area  is 
diversity.    Virtually  every  kind  of  economic  activity  is  represented. 
The  city  is  primarily  a  center  of  trade,  service,  transportation  and 
government  with  manufacturing  occupying  a  secondary  role  in  the 
economy.      Of  the  808,914  non-agricultural  wage  and  salaried 
workers  employed  in  the  Boston  area  in  November,  1957,  only  36.6 
per  cent  were  engaged  in  manufacturing,  a  ratio  which,  except 
for  wartime,  has  remained  reasonably  constant  over  the  years. 

About  30  per  cent  of  the  labor  force,  approximately  239,000,  are 
employed  in  wholesale  and  retail  trade.    Merchandising  and  dis- 
tributive concerns  employ  three-fourths  as  many  workers  as  the 
entire  manufacturing  total.    The  number  of  employees  in  trade  in- 
dustries also  has  remained  reasonably  constant. 

The  service  industries  in  Boston  are  growing  rapidly,  reflecting  the 
continued  growth  of  research  organizations,  clinics,  laboratories, 
and  hospitals  in  one  of  the  nation's  foremost  research  and  develop- 
ment centers,  as  well  as  staff  expansion  at  six  important  universities, 
fifteen  professional  schools,  seven  women's  colleges,  three  men's 
colleges,  six  co-educational  colleges,  six  theological  schools,  and 
nine  junior  colleges. 

The  number  of  transportation  and  utility  workers  has  increased  signi- 
ficantly since  1950. 

Boston  with  its  fine  facilities  at  Logan  International  Airport  and  the 
world-famous  Boston  Harbor  is  a  major  terminus  for  foreign  and  domestic 
transportation  by  air,  rail,  and  sea.    However,  it  should  be  noted  that 
at  present  the  port  facilities  are  operating  far  below  capacity.    It  is 
understood  that  the  differential  in  rail  freight  rates  as  between  Boston 
and  New  York  and  other  points  west  places  Boston  in  an  adverse  position 
to  compete  for  shipping  destined  for  locations  outside  the  Boston  region. 

Banking  and  insurance  is  very  significant  in  Boston.    The  area  is  not 
only  the  leading  financial  center  of  New  England  but  one  of  the 
leading  centers  in  the  United  States  and  the  home  offices  of  several 
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major  insurance  companies  are  located  in  Boston.    Employment  in 
these  industries  has  increased  greatly  since  1950. 

Boston  is  the  capital  of  the  Commonwealth  of  Massachusetts  and  the 
headquarters  for  the  New  England  region  of  the  Federal  Government. 
Consequently,  work  forces  in  this  category  of  industry  constitute  a 
most  important  segment  of  employment.    Well  over  100,000  people 
are  employed  in  government  offices  in  Boston. 

D.        E)owntown  Boston 

Despite  the  movement  of  some  firms  to  suburban  areas.  Downtown 
Boston  remains  the  focus  of  economic  activity  for  the  area  and  there 
is  no  indication  that  this  will  change  appreciably  in  the  foreseeable 
future.    In  general  the  firms  that  have  moved  away  from  Downtown 
Boston  are  firms  without  close  identities  with  other  downtown  estab- 
lishments or  locations,  and  it  appears  that  the  unavailability  of 
modern  office  space,  or  the  reduction  of  travel  time  either  from 
homes  to  office  or  between  the  office  and  other  offices  or  locations 
visited  pursuant  to  business  affairs,  or  both,  were  involved  in  the 
decisions  to  move. 

Studies  of  the  Greater  Boston  Economic  Study  Committee  indicate 
that  while  employment  in  the  metropolitan  area  (1947-1957)  increased 
by  68,364  jobs  (9.2  per  cent),  employment  in  the  downtown  area 
declined  by  13,804  jobs  (7.2  per  cent). 

More  specifically,  the  total  employment  in  manufacturing,  whole- 
saling, retailing,  and  primary  production  in  Downtown  Boston, 
diminished  by  about  22,400  jobs,  while  about  5,100  jobs  were  added 
in  finance,  insurance,  and  real  estate  industries;  about  2, 700  were 
added  in  business  and  personal  services;  and  about  1,000  were  added 
in  transportation  and  utilities. 
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EMPLOYMENT  IN  OFFICE  ACTIVITIES:     1947  -  1957 


DOWNTOWN  BOSTON 


Type  of  Activity 

Insurance  Carriers 

Utilities 

Banking 

Real  Estate  Ov/ners,  Operators, 
Managers  and  Speculative  Builders 

Insurance  Agents,  Brokers,  and 
Services 

Security  Dealers  and  Brokers 

txiW 

Architecture  and  Engineering 
Credit  Agency  and  Investment  Trusts 
Total 


1947 

1957 

Change 

17,640 

20,339 

+  2,699(15.3%) 

11,134 

12,191 

+  1,057  (  9.5%) 

6,574 

7,506 

+  932  (14.2%) 

4,390 

4,010 

-   380  (  8.7%) 

3,305 

4,479 

+  1,174(35.5%) 

2,656 

3,007 

+  351  (13.2%) 

2,161 

2,459 

+  298(13.8%) 

2,157 

4,220 

+  2,063(95.6%) 

1,858 

2,205 

+  347(18.8%) 

51,875 

60,416 

+  8,541  (16.5%) 

BOSTON  METROPOLITAN  AREA 


1947 


Area 


Total  -  Boston  Metropolitan 
Area 


1957 


Employment  In 

Downtown  Boston  51,875  60,416 

Balance  of  Boston  City  14,479  24,763 

Balance  of  Standard  Metropolitan 


22,018  25,403 


88,372  110,582 

Source:    Greater  Boston  Economic  Study  Committee 


Change 

+  8,541  (16.5%) 

+  10,284(71.0%) 

+  3,385(15.4%) 

+  22,210(25.1%) 


KCAL      utJtntL.      I'.    L.   ouni\'jii      tjui\i     we.    .-^is^-iii 
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EMPLOYMENT  IN  THE  BOSTON  METROPOLITAN  AREA 


Boston  Metropolitan  Area 

Primary  Production 

Manufacturing 

Transportation,  Communications, 
and  Public  Utilities 

Wholesaling 

Retailing 

Finance,   Insurance,  and  Real  Estate 

Business  and  Personal  Services 

Not  Otherwise  Classified 

City  of  Boston 

Primary  Production 

Manufacturing 

Transportation,  Communications, 
and  Public  Utilities 

Wholesaling 

Retailing 

Finance,   Insurance,  and  Real  Estate 

Business  and  Personal  Services 

Not  Otherwise  Classified 


1947 

1957 

Change 

740,550 

808,914 

+  68,364 

44,927 

52,890 

+  7,963 

281,944 

296,308 

+  14,364 

56,366 

53,904 

+  7,538 

68, 553 

74,951 

+  6,398 

158,292 

163,693 

+  5,401 

55,025 

68,089 

+  13,064 

74,891 

88,775 

+  13,884 

552 

304 

248 

404,686 

389,351 

-  15,335 

22,395 

20, 269 

-  2,126 

111,333 

90,905 

-  20,428 

35,377 

40,380 

+  5,003 

51,529 

50,614 

915 

91,877 

80,306 

-  11,571 

44,842 

54,323 

+  9,481 

46,948 

52,354 

-  5,406 

385 

218 

167 

REAL  ESTATE  R  E  S  u  m  ..  .  .. 
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EMPLOYMENT  IN  THE  BOSTON  METROPOLITAN  AREA  -  (Continued) 


1947 

1957 

Change 

Downtown  Boston 

190,448 

176,644 

-  13,804 

Primary  Production 

10,194 

6,836 

-     3  358 

Manufacturing 

35,589 

26,540 

-    9,049 

Transportation,  Communications, 
and  Public  Utilities 

17,468 

18,508 

+    1,040 

Wholesaling 

26,029 

21,064 

-    4,965 

Retailing 

40, 832 

35,766 

-     5,066 

Finance,  Insurance  and  Real  Estate 

36,505 

41,163 

+    5,108 

Business  and  Personal  Services 

23,471 

26,166 

+    2,695 

Not  Otherwise  Classified 

360 

151 

209 

Source:    Greater  Boston  Economic  Study  Committee 
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E.        Population 


Following  ore  resident  population  counts  and  estimated  projections 
for  the  City  of  Boston,  the  Boston  Standard  AAetropolitan  Area, 
the  Commonwealth  of  AAassachusetts  and  the  United  States  for 
1940  -  1990. 


1 

United  States 
131,669, 275x 

Massachusetts 

Boston  S.M.A. 
2,177,621 

Bcjston  City 

1940 

4,316,721 

770,816 

1950 

150,697, 361 X 

4,690,514 

2,369,986 

801,444 

Pet.  Gain 

14.5% 

8.7% 

8.8% 

3.8% 

1960 

179,323,175 

5,148,578 

2,418,939 

697,197 

Gain- Loss 

+19.0% 

49.8% 

+5.3% 

-13.0% 

1970 

L 

H 

202,541,000 

219,474,000 

12.9% 

22.4% 

5,600,000xxx 
8.8% 

2,617,500xx 
4.9% 

650,000xxx 

1980 

L 
H 

230,834,000 

272,557,000 

14.0% 

24.2% 

6,000,000xxx 
7.1% 

2, 740,000xxx 
4.7% 

L    600,000 
H   650,000xox 

7.7% 

-0- 

1990 

N.A. 

6,400,000xxx 

6.6% 

2, 863,000xxx 
4.5% 

L    600,000 
H   725,000x00 
-0- 
+11.5% 

Source:    U.S.  Department  of  Commerce,  Census  Bureau,  except  as  indicated. 


X  Alaska  and  Hawaii  not  included. 

XX  Massachusetts  Chamber  of  Commerce  estimate, 

XXX  Real  Estate  Research  Corporation  estimate, 

xox  Boston  Redevelopment  Authority  estimates, 

xoo  Interpolation  of  BRA  estimates. 


nCnb     LujniL.      ni.\ji„rt 


u    ,i 
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The  Government  Center  Area 

The  Government  Center  is  an  area  bounded  roughly  by  Court  and  State 
Streets  on  the  south,  Merrimac  Street  on  the  north,   Bowdoin  and 
Somerset  Streets  on  the  west,  and  the  Central  Artery  on  the  east.     It  is 
proposed  that  within  this  area  substantia!  clearance  be  undertaken  for 
the  purpose  of  removing  obsolete  structures  and  the  blighting  influences 
in  the  Scoliay  Square,   Dock  Square,  and  Haymarket  Square  areas. 

This  is  the  old  Center  of  Boston,    replete  with  historic  sites  and  well 
served  by  the  subway  network,   the  John  F.  Fitzgerald  Expressway, 
known  as  the  Central  Artery,  and  Sumner  and  Callahan  Tunnels  to 
East  Boston  and  Logan  !nternationa!  Airport.     North  Station  is  just  out- 
side the  area  to  the  north,   and  South  Station  is  only  a  few  blocks  distant 
to  the  south . 

Although  the  business  center  of  the  city  has  been  gradually  creeping 
southward  under  the  influence  of  commercial  development  in  Back  Bay, 
still  it  is  strongly  anchored  by  the  State  House  and  other  government 
buildings,   the  financial  district,  and  the  office  building  complex  in 
that  area.    The  result  is  that  neighborhoods  to  the  north  of  these  anchors 
have  deteriorated  badly  and  are  characterized  particularly  by  low-return 
occupancy  and  vacancies. 
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V.       THE  SUPPLY  OF  HOTEL  AND  MOTEL  ROOMS  IN  DOWNTOWN  BOSTON 

There  are,  of  course,  a  very  great  many  hotels,  motels  and  tourist  accommodations 
of  one  kind  or  another  in  the  Boston  area.    The  27  hotels  and  5  motels  listed  herein 
and  located  on  the  accompanying  map  are  regarded  as  the  leading  transient 
facilities  in  Boston.    These  establishments  have  a  total  of  approximately  7,130 
rooms.    However,  not  over  3,000  of  these  can  be  considered  to  be  first-class 
when  measured  against  criteria  which  include: 

1  .         Fully  air  conditioned  rooms. 

2.  Private  bath  to  every  room. 

3.  Convenient  parking  in  adequate  quantity. 

During  the  next  two  years  we  can  reasonably  expect  this  supply  to  be  increased 
to  a  total  of  approximately  4,500  rooms  by  the  addition  of  the  following  estab- 
lishments: 

1.  An  1,100-room  hotel  in  Prudential  Center. 

2.  A  400-unit  motel  in  Cambridge  near  the  Charles  River  Dam. 

The  Prudential  Center  hotel  is  expected  to  be  primarily  a  convention  hotel,  as 
it  will  be  built  adjacent  to  the  new  Boston  Convention  Hall . 

Only  about  400  of  these  4,500  rooms  are  located  within  a  convenient  distance  (one 
to  two  blocks)  of  the  proposed  Government  Center  —  which  is  to  include  1  .7 
million  square  feet  of  government  office  space  (including  more  than  1  .2  million 
square  feet  of  state  and  federal  offices  serving  an  extended  regional  area)  and 
1 .2  million  square  feet  of  new  commercial  office  space  —  as  well  as  some  4 
million  square  feet  of  existing  commercial  office  space  and  the  main  retail 
district  of  the  city,  which  are  less  than  one-half  mile  from  the  Government 
Center. 

These  400  rooms  are  in  the  Parker  House  Hotel,  which  also  has  meeting  rooms 
to  accommodate  up  to  600  persons  (300  to  400  at  banquet  service) .    Although 
the  Parker  House  is  a  fine  hotel  with  a  distinguished  reputation,  it  Is  an  old 
building,  which  suffers  from  obsolescence;  not  all  the  rooms  are  air  conditioned; 
and  the  parking  garage  is  located  about  a  block  away  so  that  there  is  no  con- 
venient accessibility  between  the  rooms  and  car  storage. 
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MOTELS 
BOSTON,  MASSACHUSETTS 


Tread  way  Motel 


■^ 


1. 


J55&^' 


1200  Beacon  Street  Motel 


MOTELS 
BOSTON,  MASSACHUSETTS 


Fenway  Motel 


Midtown  Motor  Inn 
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Amenities  Offered  by  Existing  Motel  Facilities 

The  following  services  and  amenities  are  featured  by  the  five  modern  motel  and 
motor-hotel  facilities  serving  Downtown  Boston: 

Swimming  Free  Parking 

Motel  Restaurant,  etc.  Pool  (%  of  Total  Rooms) 

Logan  International  Airport  DR,CS,L,RS  Yes  30  (28.8%) 

Midtown  Motor  Inn  DR,CS  Yes  126  (78.2%) 

Fenway  Motor  Hotel  DR,  L  No  94  (100%) 

1200  Beacon  Street  DR,CS,  L,BR  No  165  (95.9%) 

Treodway  Motor  House  -  No  65  (90.2%) 

DR  -  Dining  Room 

CS  -  Coffee  Shop 

L  -  Cocktail  Lounge 

RS  -  Room  Service 

BR  -  Banquet  Room  (350-400  persons) 

Treodway  offers  a  free  "continental  breakfast"  and  restaurants  are  within  one 
block  of  motel . 

Each  of  the  foregoing  listed  motels  is  fully  air-conditioned  and  offers  free  tele- 
vision and  24-hour  phone  service  in  every  room  .     In  addition  the  MIdtown  Motor 
Inn,   recently  opened,   has  radio  outlets  in  the  rooms  and  has  message  signal 
lights  on  the  telephones,    MIdtown  Motor  Inn  has  a  barber,   o  beauty  shop,  a 
health  club,  a  gif^  shop,  a  newsstand,  and  a  travel  and  tour  desk  in  the  facility. 
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VI .         THE  MARKET  FOR  TRANSIENT  HOTEL  AND  MOTEL  FACILITIES 

The  Characteristics  of  the  Transient  Hote!-Motel  Markets 

Until  recently  a  new  down^own  hotel  has  been  an  oddity  on  the  American  scene, 
for  in  no  category  of  property  has  there  been  a  period  of  stagnation  in  new  con- 
struction comparable  to  that  in  the  field  of  transient  hotels.     In  the  period  since 
1930,   there  has  been  practically  no  new  hotel  construction  in  the  Central 
Business  Districts  of  many  of  our  largest  cities.     Until  very  recently  the  Statler 
Hotel  in  Washington,  built  in  1941,   was  considered  one  of  the  newest  hotels  in 
the  east. 

The  primary  reasons  for  the  lack  of  hotel  construction  in  the  past  quarter- 
century  arer 

1  .         So  large  a  percentage  of  the  hotel  income  dollar  is  consumed  by 
operating  costs  that  projected  net  revenues  frequently  do  not 
appear  amp'e  to  support  capital  investment  at  prevailing  con- 
struction cost  levels. 

2.  The  habits  and  preferences  of  the  traveling  public  have  shifted 
to  a  relotively  new  type  of  transient  accommodation  —  the 
motel  .     This  is  largely,   but  not  entirely,  due  to  the  fact  that 
more  people  now  travel  by  private  automobile  than  any  other 
means      In  fact,  about  90  per  cent  of  the  total  inter-city 
passenger  miles  traveled  are  by  private  automobile,  and  the 
further  development  of  new  nationwide  federal  super  highways 
will  certainly  be  on  added  stimulus  to  increase  in  this  mode  of 
travel . 

3.  The  speed  of  public  transportation  has  been  increased  so  greatly 
that  travelers  find  it  practicol  to  go  home  more  frequently  and 
make  more  round  trips  without  overnight  stays.     The  commercial 
traveler  need  no  longer  spend  the  weekend  away  from  his  family 
when  the  nation's  major  cities  are  only  a  few  hours  apart  by 
commercial  airline.     The  cost  of  a  round-trip  ticket  is  frequently 
less  than  the  expense  of  two  days'  subsistence. 

4.  The  distribution  of  goods  by  national  organization  has  marketedly 
reduced  the  number  of  commercial  travelers  serving  independent 
local  merchants. 
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5.         Traditionally,  hotels  have  been  isolated  independent  operations, 
locally  promoted,  owned,  and  operated.     The  more  recent  trend 
toward  chain  ownership  and  operation  has  been  primarily  one  of 
assembly,   not  creation       UnHl  now,   most  of  the  national  hotel 
chain  organizations  (Hilton,   Sheraton,   Pick,   Schine,   and  others) 
have  visualized  the  potential  profit  from  purchases  as  being 
greater  than  that  from  construction. 

In  contrast  to  these  observations,   there  is  reason  now  to  believe  that  during  this 
decade  many  cities  will  experience  a  renascence  of  hotel  construction.    Reports 
indicate  that  during  1960  some  76  new  hotels  were  constructed  throughout  the 
country,  at  a  cost  of  more  than  $455  6  million.     In  support  of  this  trend,   these 
facts  are  worthy  of  note: 

1  .        As  against  the  shrinkage  in  hotel  room  markets  noted  above,  there 
is  at  least  one  expanding  use,   i.e.,  meetings  and  conventions. 
The  growth  of  national  and  regional  business,   social,  professional, 
governmental,   labor,   and  cultural  organizations  has  been  fantastic. 
All  of  them  convene  at  least  annually,  and  many  meet  more  fre- 
quently.    The  commercial  hotel,   by  and  large,  is  the  only  facilit/ 
which  can  accommodate  such  meetings. 

2.  Wherever  the  erection  of  a  new  hostelry  enables  comparison,  one 
observes  the  dramatic  obsolescence  of  existing  structures  brought 
on  by  the  dearth  o^  hotel  construction  during  the  past  two  or  three 
decades.     In  many  facilities  a  program  of  face-lifting  results  in 
little  more  than  the  correction  of  deferred  maintenance.    We  fore- 
see that  this  approach  will  prove  uneconomic  for  many  properties 
in  the  long  run  . 

3.  We  know  of  no  new  commercial  hotel  in  the  United  States 
(beginning  with  the  Washington  Statler,  built  in  1941),   through 
such  recent  structures  as  the  Statlers  in  Los  Angeles,   Dallas,  and 
Hart-ford)  that  has  not  been  successful.     The  Shamrock  in  Houston 
or  the  Dupont  Plaza  in  Miami,   in  our  opinion,  are  not  valid 
exceptions  to  this  generalization. 

4.  It  is  not  to  be  denied  thot  the  nation  is  doing  more  traveling  and 
there  is  an  increased  demand  for  overnight  accommodations      In 
rapidly  expanding  cities  such  as  Dallas,    Los  Angeles,   Houston, 
and  Miami,  this  has  stimulated  the  construction  of  new  major 
hotels.     In  metropolitan  centers  with  a  less  dramatic  rate  of  growth, 
this  increased  demand  has  generally  been  met  by  the  construction 
of  motel  facilities.     The  latest  versions  of  the  latter,  however,  are 
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so  large  and  so  completely  equipped  with  elevators,  meeting  rooms, 
restaurants,   small  shops,   and  plush  lobbies  as  to  be  almost  indis- 
tinguishable from  the  classical  concept  of  a  major  hotel.    Moreover, 
motels  are  moving  downtown  and  thus  the  distinction  becomes  even 
less  perceptible.     Today,  when  pressed  to  define  the  difference, 
about  the  only  distinction  which  can  be  made  is  to  say  that  a  motel 
patron  may  have  his  car  parked  where  it  will  be  more  accessible  to 
his  room,  so  that  he  may  not  have  to  transfer  all  his  luggage  in 
order  to  have  it  available. 

Motels  first  appeared  on  the  scene  as  small  establishments  (less  than  20  guest  rooms) 
on  major  highways  near  the  outskirts  of  metropolitan  areas.    As  time  passed,  more 
and  more  business  travelers  were  taking  trips  in  their  own  automobiles  (or  rented 
cars)  and  the  new  motels  became  larger  and  larger  and  began  to  appear  with 
increasing  frequency  at  locations  in  or  near  the  center  of  the  city.     It  is  now  common 
in  our  major  cities  for  motels  with  reasonably  convenient  access  to  the  downtown 
area  to  charge  rates  equal  to  or  higher  than  the  downtown  hotels      They  are  able  to 
attract  substantial  patronage  at  these  rates  because: 

1  .         A  guest  does  not  have  to  pay  for  parking  his  car  nor  tip  the  bellboy. 

2.  The  motel  location  typically  provides  better  vehicular  access  than 
does  a  downtown  hotel  for  the  business  traveler  who  must  make  a 
number  of  local  trips  in  his  automobile. 

3.  The  new  motel  generally  presents  a  physical  appearance  In  its  guest 
rooms  and  furnishings  equal  or  superior  to  that  of  a  modernized 
downtown  hotel . 

4.  A  more  casual  atmosphere  and  the  opportunity  to  combine  pleasure 
and  business  (a  quick  dip  In  the  poo!  before  dinner)  attracts  many  a 
traveler.     In  this  respect  the  advantages  are  obvious  to  the  business- 
man who  can  take  his  family  on  a  combined  business  and  vacation 
trip. 

The  construction  of  motels  has  been  more  attractive  to  Investors  generally  than  the 
development  of  large  downtown  hotels  primarily  because  the  rate  of  return  per 
dollar  invested  h  substantially  greater  in  the  case  of  the  new  mote!  ,    On  the 
following  page  we  show  the  comparative  income  and  expense  data  for  1,000-room 
hotel  versus  a  100-room  motel   located  near  the  edge  of  downtown.     These  are 
theoretical  examples  and  represent  a  composite  of  actual  hotel  and  motel  operating 
experience.     The  first  two  columns  show  the  projected  income  and  expenses  for  the 
hotel  based  on  65  and  70  per  cent  average  occupancy.     The  last  two  columns  show 
comparable  data  for  the  motel  based  on  70  and  75  per  cent  of  occupancy.     The 
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COMPARATIVE  INCOME  AND  EXPENSE  SUMMARY  FOR  A  1000-ROOM 
HOTEL  AND  A  100-ROOM  MOTEL  AT  STIPULATED  OCCUPANCY  LEVELS 


1000- Room  Hotel 

100-Room  Motel 

Average  occupancy 

65% 

70% 

70% 

75% 

Average  occupied  room-days 
per  year 

237 

256 

256 

274 

Average  rate  per  occupied  room 

12 

12 

12 

12 

Room  Income  PRPY* 


$2,844        $  3,072        $  3,072        $  3,288 


Other  revenue  (food  and  other 
departmental  sales,  con- 
cessions) PRPY* 


3,081 


3,328 


4,072  4,359 


Total  Income  PRPY* 

$  5,925 

$6,400 

$7,144 

$7,647 

Cost  of  goods  and  departmental 
expenses  -  PRPY* 

3,348 

3,616 

4,165 

4,458 

Operating  expenses 

(administrative,  advertising 
and  promotion,  utilities, 
maintenance,  repairs,  taxes 
and  insurance)  -  PRPY* 

1,422 

1,536 

1,500 

1,606 

Available  to  Capital  -  PRPV* 

$  1,155 

$  1,248 

$  1,479 

$  1,583 

Development  Cost  (land, 
buildings,  equipment) 
Per  Room 

$17,000 

to 
$20,000 

$17,000 

to 
$20,000 

$  9,000 

to 
$13,000 

$  9,000 

to 
$13,000 

Rate  of  Interest  and 
Recapture  of  Invested 
Capital 

5.8% 
to 
6.8% 

6.2% 

to 
7.3% 

11.4% 

to 
16.4% 

12.2% 

to 
17.6% 

TRPY    =    Per  Room  Per  Year 
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reader  will  note  that  the  typical  cost  of  development  for  motels  is  only  55  to  65 
per  cent  as  much  as  must  be  anticipated  for  a  downtown  hotel  ,    Moreover,   well 
located  motels  typically  (although  not  universolly)  maintain  higher  occupancy 
levels  than  large  hotels  which  compete  for  the  same  patronage.    This  discrepancy 
Is  partly  a  function  of  size.     The  large  hotels  require  convention  business  to  fill 
all  their  rooms  and  since  there  ore  certain  periods  that  are  unpopular  as  con- 
vention dates,   the  large  hotel  that  is  turning  away  guests  during  convention 
periods  may  have  many  empty  rooms  at  other  times.    Another  explanation  for  the 
discrepancy  arises  from  the  fact  that  motels  have  been  better  able  to  maintain 
fairly  high  occupancy  levels  on  weekends,  which  has  not  generally  been  the  case 
for  downtown  hotels.    Most  transient  guests  over  the  weekend  are  on  pleasure 
rather  than  business  trips  and  appear  to  have  found  the  motel  more  convenient  or 
better  suited  to  their  purposes. 

The  motel's  lower  development  cost  Is  attributable  to  one  or  more  of  the  following 
reasons: 

1  .         It  typically  uses  less  expensive  land. 

2.  It  frequently  uses  one-story  or  two-story  construction  with  little  or 
no  expense  for  corridors  and  elevators. 

3.  It  provides  a  smaller  quantity  of  public  space  In  terms  of  lobby  and 
function  rooms  and  public  spaces  are  finished  less  elaborately  . 

4.  It  frequently  leases  out  its  restaurant  with  the  tenant  providing 
some  or  all  of  the  restauront  equipment  and  furniture, 

These,   then,  are  some  of  the  basic  factors  which  explain  the  attractiveness  of 
motels  as  an  outlet  for  Investment  funds  and  the  relative  unattractlveness  of 
large  downtown  hotels.     No  Inference  Is  Intended  that  every  motel  Is  profitable 
or  that  no  downtown  hotel  can  be  profitable.     We  believe  it  does  explain,   how- 
ever, why  the  traveler  is  hard  pressed  to  find  a  new  downtown  hotel  when  new 
motels  seem  to  be  springing  up  at  every  major  Intersection. 

It  has  been  our  observation  from  numerous  economic  analyses  undertaken  In 
many  cities  across  the  country  that  it  is  those  hotels  and  motels  that  are  marginal 
in  location,  or  have  fallen  behind  in  their  programs  with  modernization  and 
level  of  services,   that  suffer  most  from  Increased  competition.     Properties  that 
enjoy  aggressive  management  and  convenient  locations  continue  to  do  well, 
since  travelers  show  a  willingness  to  spend  more  money  for  higher  quality 
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AVERAGE  DAILY  ROOM  RATE 


BOSTON,  MASSACHUSETTS  HOTELS 


1957 


1958 


1959 


AVERAGE  DAILY  GUEST  RATE 


1957 


1958 


1959 


1960 


January 

$8.68 

$  9  41 

$  9,87 

$10.28 

February 

9.24 

9,45 

9  49 

9.83 

March 

9.28 

9.55 

10  09 

10,59 

April 

9.28 

9.44 

10.35 

10.50 

May 

9.37 

9.61 

10.23 

10.62 

June 

9.69 

10.17 

10.60 

11.08 

July 

9.23 

9.41 

10.10 

10.26 

August 

9.45 

10.12 

10.22 

10.90 

September 

9.88 

9.94 

10.62 

10.90 

October 

9.99 

10.03 

10.52 

10.72 

November 

9.46 

9.94 

10.37 

10.45 

December 

9.10 

9.56 

9.97 

10.01 

1960 


January 

$7.39 

$  7.98 

$  8.37 

$  8.73 

February 

7.39 

IJl 

7.71 

8.12 

March 

7.61 

8.05 

8.33 

8.72 

April 

7.35 

7.72 

8,37 

8.40 

May 

7.53 

7.79 

8.30 

8.63 

June 

7.45 

7. 7^ 

8.24 

8.50 

July 

6.93 

7M 

7.68 

7.58 

August 

6.97 

7.25 

7.64 

7.80 

September 

7.63 

7,77 

8.26 

8.51 

October 

7.66 

7.85 

8.19 

8.53 

November 

7.76 

7.91 

8.49 

8.54 

December 

7.59 

7.78 

8.31 

8.39 

Source:      Harris,   Kerr,   Forster  &  Company  Reports 
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accommodations.    Average  daily  room  rates  have  been  rising  year  after  year  for 
the  past  two  decades,   despite  the  fact  that  occupancy  has  shown  a  rather  steady 
decline  for  the  past  15  years  for  the  nation  as  a  whole      This  increase  in  rates 
has  been  attributed  by  some  to  be  primarily  a  reflection  of  the  inflationary  trends 
of  the  period  and  an  attempt  by  inn-keepers  to  keep  pace  with  advancing  costs  of 
operation.     We  cannot  agree  that  this  is  the  only  reason,  when  newer,  more 
efficient  establishments  in  good  locations  are  observed  to  be  operating  at  full 
capacity  while  cheaper  hotels  have  problems  of  vacancy  and  frequently  are  depen- 
dent upon  the  overflow  patronage  of  the  best  hotels. 

The  success  of  any  new  hotel  or  motel  is  dependent  upon  many  combined  factors; 
some  of  the  more  pertinent  are  these: 

1  .         Can  it  offer  a  more  convenient  location  as  regards  its  accessibility 
to  motorists? 

2.  Is  It  more  accessible  to  users  of  public  transportation  ? 

3.  Is  it  more  accessible  to  the  travelers  ultimate  destinations? 

4.  Can  it  offer  significantly  newer  or  better  quality  of  accommodations 
and  still  offer  rates  compatible  with  what  is  being  charged  elsewhere? 

5.  Can  it  offer  different  or  better  services  and  still  maintain  a 
reasonable  rate  structure? 

6.  Can  it  attract  new  business  f^om  conventions  and  so  forth  which 
would  otherwise  go  to  other  cities? 

7.  Can  It  offer  a  unique  or  more  pleasant  physical  environment  than 
its  competition  ? 

8.  Can  it  derive  some  benefit  from  the  promotional  effort  expended  on 

a  related  or  adjoining  facility  or  from  other  chain  operated  properties 
with  a  good  regional  or  national  reputation? 
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VI I .        STRENGTH  AND  SOURCES  OF  DEMAND 

Hotel  and  Motel  Trends  -  Boston  Downtown  Area 

The  hotel  occupancy  rate  In  Boston  appears  to  be  holding  quite  constant  at  a  level 
somewhat  above  the  national  average.    This  is  especially  true  of  the  large,  better 
known  establishments,  which  constitute  a  minor  proportion  of  the  rooms  represented 
in  overall  surveys,  and  the  in-city  motels  appear  to  be  enjoying  a  very  high  level 
of  occupancy . 

Many  hotels  throughout  the  nation  have  experienced  a  decline  in  occupancy  and 
operators  anticipate  that  this  trend  may  continue.     In  fact,  at  least  one  major 
chain  has  trimmed  executive  salaries  in  anticipation  of  such  a  drop      The  reasoning 
behind  such  action  in  most  cases  as  much  as  70  per  cent  of  the  hotel  business  in 
downtown  sections  of  metropolitan  areas  results  from  meetings  and  conventions, 
and  a  policy  of  "belt-tightening"  has  been  noted  among  some  firms  and  organi- 
zations from  which  such  events  are  expected.     Such  would  not  be  the  case  in 
respect  to  a  hotel  located  on  the  subject  site. 

Following  is  a  comparison  of  occupancy  experience  during  the  past  three  years 
among  certain  leading  cities  of  the  nation: 


City 

National  Average  (Weighted)* 
Boston,  Massachusetts 
Atlanta,   Georgia 
Baltimore,  Maryland 
Chicago,   Illinois 
Houston,   Texas 
Los  Angeles,  California 
New  Orleans,   Louisiana 
New  York,   New  York 
Philadelphia,   Pennsylvania 
San  Francisco,  California 
Washington,   D.  C. 


1958 


1959 


1960 


67% 

67% 

65% 

73% 

72% 

72% 

68% 

65% 

62% 

67% 

65% 

62% 

72% 

71% 

70% 

71% 

67% 

67% 

75% 

77% 

75% 

74% 

71% 

67% 

77% 

79% 

78% 

64% 

59% 

61% 

81% 

81% 

82% 

74% 

75% 

75% 

*     Weighted  on  basis  of  1954  Hotel  Census. 

Source:    Harris,   Kerr,   Forster  &  Company,   Trends  in  the  Hotel  Business. 
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The  foregoing  table  represents  a  survey  covering  all  the  leading  hotels  in  Boston 
but  none  of  the  motels.    Included  are  about  6,000  transient  rooms,  of  which  about 
2,400  are  regarded  as  first-class  In  all  respects.     It  will  be  noted  that  the  occu- 
pancy rate  of  these  hotels  is  well  above  the  national  average  and  has  decreased 
only  one  per  cent  since  1958,  as  compared  to  a  two  per  cent  decrease  in  national 
average  over  the  same  period.    Such  a  decrease  indicates  a  total  of  about  60 
additional  room  vacancies  per  night,  of  which  the  large  majority  are  in  lower 
than  first  quality  establishments. 

Not  covered  in  this  survey  are  five  motels  with  over  600  first-class  rooms.    Al- 
though these  have  come  on  the  market  at  various  times,  it  is  important  to  note 
that  a  very  high  rate  of  occupancy  is  being  experienced  by  these  motels  (estimated 
at  85  per  cent  or  above).    Since  these  500  additional  occupied  rooms  per  night 
more  than  compensates  for  the  one  per  cent  decline  in  hotel  occupancy,  it  in- 
dicates that  the  first-class  room  demand  is  actually  increasing.    Strength  of  the 
demand  for  motel  or  motor-hotel  accommodations  in  Boston  indicates  also  a  growing 
desire  on  the  part  of  the  traveling  public  for  this  type  of  accommodation  in  prefer- 
ence to  the  conventional  hotel .    That  this  is  a  trend  of  the  times  and  not  of  purely 
local  significance  is  also  borne  out  by  our  many  similar  studies  In  other  cities. 


n     r    n    i~    f     n    n    ;  I       rt    r.    r:    n    r\    r\    t    r    i    r*,    kt 
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The  fact  that  transient  hote!  occupancy  in  both  Boston  and  the  notion,  is 
appreciably  below  100  per  cent,  does  not  warrant  a  conclusion  that  the  hotel 
space  demand  bears  a  relationship  to  the  supply  which  is  indicated  by  the  mathe- 
matical ratios.     Two  mitigating  factors  must  be  remembered. 

1  .         The  months  of  July  and  December  —  because  of  commercial  and 
organizational  inactivity  during  the  mid-summer  and  the  year-end 
holidays  eat  heavily  into  the  average  of  the  year  as  a  whole. 

2.         The  increased  tendency  of  Americans  to  devote  weekends  to  leisure 
plus  the  availability  of  transportation  to  deliver  them  home  for 
this  purpose,   results  in  low  weekend  occupancy  for  virtually  all 
hotels  everywhere.     For  example,  we  were  able  to  obtain  the 
average  daily  occupancy  for  one  of  Boston's  leading  large  hotels 
for  a  recent  year,  which  illustrates  this  problem.    On  a  day  of  the 
week  basis  the  figures  were  as  follows: 

Day  of  the  Week  Occupancy 

Monday  83,1% 

Tuesday  87.9% 

Wednesday  88,2% 

Thursday  79.0% 

Friday  69.9% 

Saturday  72,7% 

Sunday  69   5% 

Average  78 . 7% 

When  it  is  considered  that  these  averages  for  each  day  of  the  week  were  for  the 
year  as  a  whole  —  including  the  low  occupancy  months  of  July  and  December  — 
it  is  apparent  that  this  hotel  (and  most  others  in  Boston,   New  York,  Chicago, 
and  other  metropolitan  centers)  operates  close  to  capacity  on  Tuesday  and  Wednes- 
day nights  and  at  satisfactory  levels  on  Mondays  and  Thursdays,     it  is  the  weekend 
slump  which  pulls  down  the  monthly  figures. 

Pertinent  to  this  discussion  is  the  fact  that,  generally  speaking,  motels  have  a 
more  even  pattern  of  daily  occupancy.,    All  of  the  Boston  motels  appear  to  average 
five  or  ten  per  cent  higher  than  the  leading  Boston  hotels.     The  principal  reason 
for  this  is  that  the  volume  of  commercial  and  organizational  travel  drops  off  during 
weekends,  whereas  that  is  the  time  when  personal  travel  reaches  its  peak,.    As 
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noted  above,   the  personal  traveler  prefers  motels  —  meaning  principally  that  he 
finds  them  a  better  value  —  cost,  accommodations,  and  services  considered.     In 
addition  the  Boston  motels  observed  are  all  comparatively  new  and  feature  modern 
design  and  facilities.    We  have  on  several  occasions  during  the  past  eight  months 
endeavored  to  secure  a  room  reservotion  at  one  of  the  leading  Boston  models  listed 
herein,   normally  without  success.    On  the  other  hand,  full  occupancy  in  the 
leading  hotels  is  less  common. 

In  addition  it  should  also  be  realized  that  many  travelers,   particularly  tourists 
with  families,   intent  on  visiting  the  Freedom  Trail  shrines  and  other  historical 
sites  in  Boston  spend  the  night  in  motels  outside  the  city  as  the  result  of  concern 
about  driving  conditions  in  Boston  and  the  availability  of  accommodations  con- 
venient to  the  tourist  attractions.    A  motel  widely  advertised  as  convenient  to 
these  attractions  and  to  the  Central  Artery  could  expect  to  capture  a  significant 
number  of  such  travelers. 

Analysis  of  Potential  Sources  of  Patronage 

In  analyzing  the  drawing  power  of  the  hotel  or  motel  establishment  in  the 
Government  Center,   we  necessarily  must  make  certain  assumptions  regarding  the 
type  of  accommodations  to  be  built.     For  the  purpose  of  this  study  we  have 
assumed  that  the  improvements  would  have  charocteristics  of  a  motor-hotel  offering 
superior  accommodations.     Such  a  building  would  be  centrally  oir  conditioned,   and 
tastefully  decorated  in  a  motif  compafible  with,  and  suggestive  of,   the  area's  Out- 
standing historical  landmarks  and  attractions.     Guest  units  should  be  of  ample  size, 
furnished  in  excellent  taste  and  equipped  with  free  television,    through  which 
recorded  music  could  be  played  on  a  vacant  channel.    We  would  recommend  thot 
all  rooms  be  equipped  with  two  beds,   whether  or  not  they  are  to  be  rented  for 
single  occupancy.    We  further  assume  that  24-hour  switchboard  or  direct-dial  tele- 
phone service  would  be  provided  and  that  adequate  space  would  be  reserved  for 
guest  parking,   conveniently  accessible  to  most  rooms      The  motor-hote!  should 
feature  an  attractive  lobby,  which  need  not  be  overly  spacious,,  but  should  give 
easy  access  to  both  motorists  and  pedestrians  from  the  contemplated  public  and 
commercial  office  buildings,   public  garage,  and  transportation  center  nearby. 
There  should  be  a  swimming  pool,   possibly  heated,  and  possibly  enclosed  in  the 
winter  for  year-round  u:>e      We  would  also  recommend  that  a  complete  restaurant 
and  cocktail  lounge,  with  additional  seats,   be  provided  on  an  outside  terrace  or 
on  the  roof,  adjacent  to  the  pool,   to  service  swimmers  as  well  as  other  warm 
weather  patrons  from  a  central  service  area  >     We  regard  it  as  important  that  this 
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motel  facility  have  at  least  one  meeting  room  large  enough  to  accommodate  a 
minimum  of  300  persons  and  perhaps  also  some  smaller  meeting  rooms  or  a  means  of 
dividing  the  larger  room  into  smaller  rooms  by  the  judicious  use  of  movable 
partitions. 

In  analyzing  the  potential  source  of  guest  patronage  for  a  motor-hotel  of  this 
character  we  classify  the  potential  sources  of  traffic  as  follows: 

1  .         Meetings  and  conventions. 

2.  Business  travelers. 

3.  Tourists  —  motoring  and  non-motoring, 

4.  Visitors  to  institutions  and  special  events. 

5.  Patronage  generated  by  nearby  residents. 

Meetings  and  Conventions 

Convention  attendance  in  Boston  is  understood  to  average  over  170,000  delegates 
annually  with  surprising  little  variance  from  year  to  year      The  year  1961  will  see 
237  conventions,  with  a  total  estimated  attendance  of  about  174,000.     The  con- 
templated construction  of  a  new  convention  center  in  1964  ts  expected  to  signal 
a  substantial  Increase,   both  in  the  number  of  organizations  convening  in  Boston 
annually  and  in  the  number  of  delegates  attracted.    Such  a  complete,  modern 
facility,  along  with  Boston's  undeniable  attractions  for  tourists,   Is  expected  to 
develop  much  interest  in  Boston  as  a  convention  center  among  national  organi- 
zations who  heretofore  have  not  considered  Boston  for  a  meeting  place  on  account 
of  inadequate  facilities  to  handle  large  groups.    Although  a  motel  In  a  Govern- 
ment Center  would  appear  to  be  somewhat  remote  from  the  proposed  new  convention 
hall,   it  should  be  noted  that  the  proposed  motel  site  is  immediately  accessible  to  a 
station  of  the  Boston  underground  railroad  system  via  which  rapid  transportation 
service  can  be  had  from  Government  Center   to     a  point  near  the  proposed  new 
convention  hall      Although  this  source  of  business  will  not  be  as  large  a  proportion 
of  the  total  business  of  this  motel  as  It  would  be  of  some  of  the  hotels  located 
closer  to  the  convention  hall,   the  special  features  of  this  motel  plus  the  easy  sub- 
way access  may  result  in  an  unexpectedly  large  demand  from  this  source. 

However,   the  many  firms  who  will  office  In  the  Government  Center  area  and  some 
of  the  government  agencies  themselves  will  frequently  require  meeting  space  of  a 
size  or  type  to  which  they  have  no  access  within  the  limits  of  their  own  offices 
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Often  these  meetings  will  involve  attendance  by  persons  from  outside  the  city  , 
It  has  been  observed  that  on  such  occasions  it  is  natural  for  the  office  or  authority 
involved  to  seek  meeting  space  and  room  reservations  from  the  hotel  most  con- 
venient to  the  office  concerned.    We  believe  that  a  well-managed  facility  will 
attract  good  demand  from  this  source. 

It  also  should  be  noted  that  over  40  per  cent  of  all  the  meetings  annually  held  in 
Boston  involve  250  or  fewer  delegates.    Thus  it  would  be  quite  possible  for  this 
motor-hotel  to  host  such  meetings  with  a  SOO-seat  room  and  two  or  three  smaller 
rooms.     It  is  probable  that  the  unique  locationa!  advantages  of  the  proposed 
Government  Center  motor-hotel  would  lend  themselves  with  special  suitability 
to  one  or  more  of  these  small  conventions. 

Business  Travelers 

There  have  always  been  business  travelers.    Before  the  development  of  the  motor 
car  and  the  high  speed  highways  which  followed  and  before  the  development  of 
the  airplane,  business  travelers  were  a  comparatively  small,   hardy  group  who 
lived  a  rather  homeless  existence  on  trains  and  in  commercial  hotels.     In  the 
era  of  the  six-day  week  and  before  the  development  of  commercial  air  travel, 
it  was  not  practical  for  the  traveling  businessman  to  plan  his  weekends  at  home 
with  the  family,  and  there  was  not  then  the  great  disparity  in  room  occupancy 
that  now  occurs  between  weekdays  in  hostels  catering  primarily  to  business 
travelers. 

Now  the  business  travelers  are  numbered  in  the  tens  of  thousands  and  many 
thousands  more  of  other  businessmen  in  various  administrative  and  technical 
positions,  who  do  not  regard  themselves  as  traveling  men,  make  mony  out-of- 
town  trips  in  connection  with  their  work  and  swell  the  great  number  of  business 
travelers  who  crowd  the  highways  and  airways  during  each  business  week.    More 
than  95  per  cent  of  today's  business  travelers  use  either  motor  cars  or  airplanes. 
Often  times  when  planes  are  used,  cars  are  rented  at  the  airport  to  give  the 
businessman  mobility  at  his  destination  if  his  work  involves  inspection  of  a  num- 
ber of  properties  or  visiting  widely  separated  locations.     In  either  event,   today's 
business  traveler  is  apt  to  be  looking  for  an  overnight  accommodation  near  a 
business  center  which  offers  him  a  room  with  as  much  of  the  comfort  of  home  as 
may  be  practicable,  a  parking  space  for  his  car  easily  accessible  to  him  at  all 
times,  so  that  he  may  leave  much  of  his  luggage  in  the  car  and  still  have  it 
available  to  him  if  needed,  and  easy  accessibility  to  a  relatively  high  speed  high- 
way network  or  to  his  airport. 
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Decembe 


r 


BOSTON    -    CONVENTIONS 
(Number  of  Conventions) 


Number  of  Delegates  Per  Convention 


250 

251 

501 

1,001 

Total 

or 

to 

to 

to 

Over 

Conventions 

Less 

500 

1,000 

2,000 

2,000 

1961 

January  31  14  11  2                   2  2 

February  10  2  5  12  0 

March  17  7  2  4                  2  2 

April  25  10  6  3                 2  4 

May  16  3  8  3                  2  0 

June  13  5  5  12  0 

July  4  1  2  10  0 

August  12  6  4  2                 0  0 

September  25  11  6  5                  2  1 

October  52  22  17  11                  2  0 

November  26  13  5  5                  2  1 


Totals  237  96  73  40  18  10 

100%  40.5%        30.8%  16.9%  7.6%  4.2% 


n   r   ■    ) 
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BOSTON    -    CONVENTIONS 
(Number  of  Delegates) 


Total 

Statler 

Sheraton 

Parker 

1961 

Delegates 

Hilton 

Plaza 

Somerset 

House 

Other 

January 

17,950 

3,975 

450 

1,550 

9,550 

2,425 

February 

7,580 

4,500 

0 

80 

500 

2,500 

March 

14,925 

6,850 

250 

1,000 

5,000 

1,825 

April 

48,151 

4,226 

1,375 

1,300 

4,000 

37,250 

May 

9,300 

4,850 

400 

0 

300 

3,750 

June 

6,570 

4,870 

250 

550 

0 

900 

July 

1,650 

1,575 

0 

0 

0 

75 

August 

4,140 

2,240 

200 

1,100 

0 

600 

September 

14,520 

6,875 

1^ 

1,075 

0 

6,495 

October 

20,585 

8,010 

1,500 

2,675 

0 

8,400 

November 

26,025* 

4,100 

1,250 

9,200 

0 

11,475 

December 

2,400* 

1,450 

0 

700 

0 

250 

Totals 

173,796 

53,521 

5,750 

19,230 

19,350 

75,945 

100% 

30.8% 

3.3% 

n.1% 

11,1% 

43.7% 

*     Expected. 

p    f"    1    I        r    r\    -f^ 
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The  subject  site  is  ideally  situated  to  serve  the  business  traveler       It  will  be  within 
easy  walking  distance  of  virtually  all  principal  public  offices  in  Boston       These 
include:    the  City  Hall,   principal  state  offices,  and  federal  offices  serving  the 
entire  New  England  region.    Also  conveniently  close  will  be  both  the  largest  con- 
centration of  new  modern  offices  In  Boston  as  well  a?  the  heart  of  the  existing, 
long-established  business  and  financial  center  of  New  England.     The  main  retail 
center  of  Boston  also  is  not  far  distant,  and  it  may  be  presumed  that  this  might  offer 
an  attraction  to  some  business  travelers  to  have  their  wives  accompany  them  on 
trips  to  Boston.    Rapid  subway  transportation  to  more  remote  parts  of  the  city  would 
be  available  at  the  door  of  the  motel . 

This  site  is  located  at  a  major  access  and  egress  point  on  the  James  Fitzgerald 
Expressway,  known  as  the  Central  Artery  and  in  addition  the  motel  would  be 
located  within  a  block  of  the  Boston  end  of  the  Sumner  and  Callahan  Tunnels  to 
East     Boston  and  Logan  Internationa!  Airport.     In  both  these  respects  the  site  enjoys 
an  intercepting  position  with  regard  to  traffic  coming  off  the  expressway  or  through 
the  tunnel  to  Boston.     This  accessibility  to  good  transportation  arteries  will,  of 
course,  have  a  corollary  disadvantage  in  the  noise  factors  that  may  be  involved, 
A  developer  of  this  site  for  motel  purposes  will  hove  to  plan  well  to  avoid  deleterious 
noise,  odor,  and  vibration  effects  that  could  result  from  the  closeness  of  the  subway 
and  expressway . 

Tourists 

Out  of  a  total  of  56  million  American  families,  52  million  own  at  least  one  cor  and 
there  are  two  or  more  cars  in  6  million  American  households.    An  American  Automo- 
bile Association  survey  indicates  that  85  per  cen*^  of  all  trips  over  100  miles  are  by 
automobile,  four  per  cent  by  air,  another  four  per  cent  by  rail,  two  per  cent  by  bus, 
and  five  per  cent  combine  two  or  more  of  these  various  means  of  transportation. 
There  has  been  an  increasing  trend  toward  the  combined  use  of  the  plane  and  the 
automobile,  especially  by  people  whose  time  is  limited.    Many  fly  to  an  intermediate 
destination  and  then  rent  a  car  to  continue  their  trip.     The  automobile  accounts  for 
85  per  cent  of  all  domestic  vacation  travel .     It  is  because  of  this  high  incidence  of 
motor  travel  that  special  emphasis  is  placed  on  the  development  of  transient  accommo- 
dations which  provide  adequately  for  travelers  using  automobiles  as  both  their  living 
and  luggage  storage  facility  during  their  trip.    Recent  reports  and  studies  by  the 
American  Automobile  Association  and  its  affiliated  clubs  also  indicate  that  automo- 
bile vacation  trips  are  getting  longer  in  terms  of  distance      The  average  of  members' 
vacation  trips  during  1959  was  2,  150  miles.    Recent  studies  have  shown  this  figure 
to  be  increasing      A  trend  toward  longer  trips  is  logical  with  the  frequent  opening 
of  new  sections  of  the  Interstate  highway  system  and  other  high  speed  roads. 
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A  recent  American  Automobile  Association  survey  also  estimates  that  the  motorists' 
vacation  dollar  Is  divided  approximately  as  follows: 

36  per  cent  -  food 

33  per  cent  -  lodging 

24  per  cent  -  gas  and  oil 

7  per  cent  -  tips  and  miscellaneous 

The  State  of  Massachusetts  ranks  tourism  as  one  of  its  three  most  important  Industries, 
and  in  1959  It  Is  estimated  that  four  million  tourists  visited  the  state,  which  spent 
approximately  $350,000  for  advertising  and  promotion  in  1958.     Undoubtedly,   the 
most  popular  single  tourist  objective  In  Massachusetts  Is  the  City  of  Boston.     Few 
cities  of  the  country  have  attractions  to  equal  the  Old  North  Church,   the  Paul 
Revere  House,  Faneuil  Hall,  the  Old  State  House,  Site  of  the  Boston  Massacre, 
and  the  other  historic  attractions  located  on  the  Freedom  Trail,   to  say  nothing  of 
Old  Ironsides  over  at  the  Navy  Yard  and  Bunker  Hill  In  Charlestown  .     It  is 
known  that  400,000  persons  annually  visit  Old  Ironsides,  while  the  Fine  Arts 
Museum  draws  at  least  a  half  million,  and  many  more  visit  the  Freedom  Trail 
attractions.     It  is  estimated  that  from  1.5  to  2,0  million  tourists  visit  Boston 
annually  and  a  high  proportion  of  these  remain  over  at  least  one  night.     It  Is  par- 
ticularly noteworthy  that  the  proposed  motor  hotel  site  is  on  Freedom  Trail,  which, 
as  now  established,  begins  at  the  Park  Street  Church  on  Tremont  Street  at  the 
eastern  extremity  of  the  Boston  Common  and  winds  through  the  older  parts  of 
Boston,   including  Government  Center,   to  the  Old  North  Church  near  the  harbor 
waterfront  and  back  again.    At  present,   the  troll  is  notably  lacking  in  the  fine 
coordination  that  is  accorded  some  of  America's  great  historic  shrines,   such  as 
Williamsburg  and  Jamestown,  Virginia,  and  the  Yorktown  Battlefield,  where  the 
National  Park  Service  or  others  have  established  headquarter  buildings  with 
museums  and  auditoria  where  a  brief  moving  picture  Is  shown  to  acquaint  visitors 
with  the  full  significance  of  the  historic  site  preserved.     Freedom  Trail  awaits  the 
enterprising  merchant  who  establishes  a  Freedom  Trail  Center  of  Information  on 
these  Boston  shrines.     It  Is  our  belief  that  this  promotion  and  the  attendant  identi- 
fication of  the  motel.   If  well  developed,  would  assure  a  high  level  of  occupancy 
for  such  a  facility  at  this  location  during  those  periods  when  the  flow  of  business 
travelers  ebbs. 
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Institution  and  Special  Event  Visitors 

Every  city  has  a  number  of  special  events  or  particular  institutions  which  have 
appeal  over  a  broad  area  and  ottract  visitors  many  miles  from  their  homes.    Often 
these  visitors  choose  to  extend  their  stay  in  the  cit/  for  a  day  or  two  longer  than 
may  be  necessary  to  visit  the  event  which  has  occasioned  the  trip. 

In  Boston  there  are  52  important  institutions  of  higher  learning.     These  colleges, 
universities  and  professional  schools  often  have  special  occasions,   such  as 
athletic  contests,   cultural  exhibitions,  social  events,  and  educational  ceremonies, 
which  attract  the  attendance  of  persons  who  may  be  interested  in  the  institution. 
In  the  faculty,  or  in  student  acquaintances.    Many  come  from  long  distances  and 
find  it  impractical  to  return  home  on  the  same  date,   necessitating  overnight 
accommodations . 

Also  In  Boston  there  are  several  professional  athletic  teams:    the  Red  Sox  (baseball), 
the  Bruins  (Ice  hockey),    the  Celtics  (basketball),  and  the  Patriots  (football),  which 
have  developed  spectator  interest  among  non-residents  of  the  Boston  area,  who 
occasionally  come  to  the  city  to  see  these  contests  and  remain  overnight. 

In  Boston  one  of  the  most  significant  generators  of  transient  housing  demand  is  the 
widely-renowned  complex  of  medical  and  dental  facilities.   Including  the  following: 

Adams  House  18 

Beth  Israel  342 

Boston  City  Hospital  1,325 

Bost-on  Dispensar/  ond  Rehabilitation  Institute  23 

Boston  Lying-in  Hospital  175 

Children's  Hospital  Medical  Center  354 

Faulkner  Hospital  145 

Hahneman  Hospital  47 

Joseph  P.  Kennedy,  Jr    Memorial  Hospital  125 

Longwood  Hospital  78 

Massachusetts  Eye  and  Ear  Infirmary  170 

Massachusetts  General  Hospital  930 

Massachusetts  Memorial  Hospital  234 

Massachusetts  Mental  Health  Center  201 

New  England  Medical  Center  -  Boston  Floating  80 

New  England  Medical  Center  -  Central  Hospital  215 

New  England  Deaconess  Hospital  373 

Peter  Bent  Brigham  Hospital  Center  282 
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St,  Elizabeth's  Hospital  400 

Salvation  Army  Booth  Memorial  Hospital  25 

U.S.  Public  Health  Service  247 

U.S.  Veterans  Administration  Hospital  920 

Total  Number  of  Beds  6,709 

The  Lahey  (Dental)  and  Pratt  (Medical)  Diagnostic  Clinics  are  located  in  Down- 
tov^n  Boston  and  attract  patients  from  many  distant  places,   thus  generating  a 
need  for  overnight  accommodations  but  in  themselves  they  have  no  patient  bed 
facilities.    Additional  demand  is  developed  from  relatives  visiting  hospital  patients 
and  from  visitors  to  the  hospitals  themselves. 

Patronage  Generated  by  Nearby  Residents 

Increasingly,   throughout  the  country,  v/e  find  it  customary  for  residents  to  accommo- 
date their  out-of-tov/n  guests  at  a  nearby  hotel  or  motel  .     This  is  particularly  true  in 
high  density  apartment  areas,  where  the  apartment  does  not  have  enough  room  to 
accommodate  guests,  and  it  proves  much  more  economic  to  accommodate  visitors  in 
a  nearby  transient  room  than  to  accept  the  added  expense  of  providing  guest  facili- 
ties,  kept  vacant,   except  during  the  occasional  visit  of  out-of-tov/n  guests.     This 
practice  prevails  most  noticeably  among  persons  In  middle  income  groups  so  that 
room  demand  from  this  source  would  be  more  significant  in  a  hotel  or  motel  located 
in  or  near  a  residence  area  of  medium-priced  or  luxury  apartments. 

At  present  there  is  no  such  residential  area  convenient  to  the  subject  motel  site, 
and,  although  it  Is  probable  that  some  room  demand  will  be  generated  from  this 
cause  due  to  the  other  locational  features  of  a  Government  Center  motel,  we  can- 
not attribute  much  significance  to  this  source  of  business  until  the  contemplated 
redevelopment  of  the  Harbor  Waterfront,  with  several  hundreds  of  medium  and 
high-priced  apartments,  is  realized. 

Conclusions  on  Categories  of  Demand 

It  is  our  estimate  based  on  discussions  with  the  managers  of  each  facility,   that  the 
present  motels  listed  herein  derive  their  business  primarily  from  the  following 
sources  in  approximately  the  following  proportions: 
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Motel 

Logan  International  Airport 
Midtown  Motor  Inn 
Fenway  Motor  Hotel 
1200  Beacon  Street 
Treadway  Motor  House 


Business  Tourists  and  Nearby 

Travelers        Special  Events      Residents       Other 


10% 

5% 

N.S. 

85%* 

35% 

60% 

5% 

- 

80% 

20% 

- 

- 

50% 

45% 

5% 

- 

10% 

80% 

10%** 

- 

N.S. 

* 

** 


-  Not  significant. 

-  Airway  travelers  laying  over  between  flights. 

-  Largely  families  of  college  students. 


From  consideration  of  the  above  and  a  study  of  the  particular  locational  characteristics 
that  will  affect  a  motor  hotel  on  the  subject  site,  we  believe  that  room  demand  for 
such  a  facility  would  be  realized  from  the  following  sources  in  approximately  the 
indicated  proportions: 


Business  Travelers 

Tourists 

Meetings  and  Conventions 

Institutions  and  Special  Events 

Residents  of  Nearby  Areas 


45  per  cent 

30  per  cent 

15  per  cent 

8  per  cent 

2  per  cent 
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VIII.   CONCLUSION 

At  present  that  part  of  Downtown  Boston  lying  east  of  Broadway  has  more  than 
70  per  cent  of  the  total  Class  A,  B  and  C  commercial  office  space  in  the  city, 
the  main  retail  section,  and  the  principal  tourist  attractions,  but  has  less  than 
15  per  cent  of  the  total  first-class  hotel  rooms.    The  development  of  the  Govern- 
ment Center  and  Prudential  Center  will  situate  nearly  80  per  cent  of  the  total 
Class  A,  B  and  C  commercial  office  space  and  virtually  all  of  the  government 
offices  in  this  section  of  Boston  and  stimulate  the  expansion  of  retail  facilities 
in  this  area.    The  addition  of  1,000  first-class  rooms  in  the  Prudential  Center 
would  decrease  the  proportion  of  such  rooms  in  this  part  of  the  city  to  less  than 
10  per  cent.    The  addition  of  350  rooms  in  the  Government  Center,  considering 
the  new  Prudential  Center  hotel  also,  provides  only  15  per  cent  of  the  total 
first-class  rooms  in  the  area  that  will  generate  40  to  60  per  cent  of  the  total 
demand . 

It  is  our  experience  that  a  motel  or  motor-hotel  with  an  average  of  85  to  90  per 
cent  annual  occupancy  experiences  many  occasions  when  it  must  turn  guests 
away  who  desire  to  take  such  accommodations  for  the  night.    When  this  is  the 
case  in  an  entire  category  of  facilities,  such  as  the  motels  serving  the  Down- 
town area  of  Boston,  then  there  is  a  definite  need  proven  for  additional  facili- 
ties.   When  such  facilities  are  projected  in  a  part  of  the  city  not  presently 
served  and  with  special  locational  attractions  to  serve  a  development  not 
presently  existing,  the  need  is  strongly  emphasized.    As  to  the  exact  quantity 
of  such  demand  it  will  be  noted  that  600  additional  motel  rooms  has  caused 
virtually  no  lessening  of  the  demand  for  first-class  hotel  rooms.    We  believe 
that  the  addition  of  350  to  400  rooms,  or  about  eight  per  cent  to  the  total 
supply  of  first-class  accommodations,  may  cause  a  slight  temporary  drop  of 
one  or  two  per  cent  in  total  room  occupancy,  less  than  that  in  the  occupancy 
of  first-class  accommodations,  but  that  the  development  which  is  sure  to  come 
to  Boston  as  the  result  of  the  Government  Center  complex,  increased  interest 
in  the  national  historical  shrines,  and  wider  recognition  of  the  city  as  a  national 
convention  center  will  soon  offset  such  adjustment.    That  part  of  the  city  under- 
going most  of  such  accelerated  growth  must  be  supplied  with  transient  accommo- 
dations to  serve  such  growth.    It  must  also  be  remembered  that  unless  travelers 
can  find  the  type  of  accommodations  they  want  in  Boston  when  they  want  them, 
there  will  be  a  disinclination  to  visit  Boston  or  stay  in  Boston  longer  than  a 
minimum  of  necessary  time.    The  very  high  occupancy,  80  per  cent  and  over, 
now  being  experienced  in  the  motels  and  first-class  hotels  in  Boston  approaches  a 
market  saturation  In  that  it  represents  a  number  of  times  a  year  when  first-class 
accommodations  are  not  available  on  demand. 
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We  therefore  find  a  market  and  a  need  for  350  to  400  transient  units  In  the 
Government  Center  project.    We  recommend  that  a  motel  or  motor-hotel, 
with  conveniently  located  free  parking  spaces  for  at  least  75  per  cent  of 
the  guest  rooms,  fully  air  conditioned,  with  meeting  rooms  adequate  to  handle 
groups  of  up  to  300  people,  with  attractive  lobby  and  dining  room,  swimming 
pool,  and  specialty  shops  be  located  on  Parcel  7  or  a  similar  site  in  the  Govern- 
ment Center  near  the  entrances  to  East  Boston  tunnels,  the  Central  Artery,  and 
the  M.T.A.  subway  system. 
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